City of Santa Barbara

California

STAFF HEARING OFFICER
STAFF REPORT

REPORT DATE: May 27, 2019
AGENDA DATE: June 5, 2019
PROJECT ADDRESS: 443 Corona del Mar Drive (PLN2018-00328)

TO: Susan Reardon, Senior Planner, Staff Hearing Officer
FROM: Planning Division, (805) 564-5470
Marck Aguilar, Acting Senior PIanner’MM
Ellen Kokinda, Assistant Planner %},
I. PROJECT DESCRIPTION

The 33,611 square-foot site is currently developed with a hotel (Motel 6) comprised of fifty-two
hotel units and one manager’s unit and 53 permitted parking spaces (currently 46 “as-built”
spaces) that are situated over Assessor Parcel Numbers (APNs) 017-322-016 and 017-322-017.
The proposed project involves site improvements such as reroofing, demolition and interior
remodeling, fencing, lighting, a new trash enclosure, and resurfacing and redesign of a parking
lot totaling 47 parking spaces. The project also proposes the conversion of the existing residential
manager’s unit to a hotel unit. No net increase in the number of hotel units is proposed.

The discretionary applications under the jurisdiction of the Staff Hearing Officer required for this
project are:

1. Parking Modification — to allow for a reduction in required parking (SBMC §28.90.100
and SBMC §28.92.110).

2. Interior Setback Modification — to allow for a proposed trash enclosure to be located
within the required 12°-0" western interior setback (SBMC §28.21.060.and SBMC

§28.92.110)

The Environmental Analyst has determined that the project is exempt from further environmental
review pursuant to the California Environmental Quality Act Guidelines Sections 15301
(Existing Facilities), 15303 (New Construction of Small Structures), and 15305 (Minor
Alteration in Land Use Limitations).

The project requires an environmental finding pursuant to California Environmental Quality Act
Guidelines Section 15183.

Please reference Exhibit A, Project Plans, and Exhibit B, Applicant Letter for additional project
details.

Application Deemed Complete: May 6, 2019
Date Action Required: July 15, 2019
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III.

RECOMMENDATION

Staff recommends that the Staff Hearing Officer approve the project, subject to the findings and
condition in Section VI of this report.

SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION

Applicant: Jarrett Gorin Property Owner: G6 Hospitality Real Estate,
LLC

Parcels: 017-322-016 & 017-322-017 Lot Area: 12,083 sq. ft. (APN 017-322-016)
and 21,528 sq. ft. (APN 017-322-017) =
31,611 sq. ft. combined lot area

Local Coastal Plan: Hotel and

Residential Zone: R-4/S-D-3 (Hotel-Motel-Multiple-
Residence/ Coastal Overlay Zone)

Existing Use: Motel Topography: 12%

Adjacent Land Uses:

North — R-4/S-D-3; 440 and 444 Por La Mar. — Residential Multi-Unit (two-story)
East — R-4/S-D-3; 1015 Orilla del Mar Dr. — Residential Multi-Unit (two-story)
South — HRC-1/SD-3; 1111 E. Cabrillo St. — Hotel-Nonresidential (two-story)
West — R-4/S-D-3; 433 Corona del Mar Dr. — Hotel-Nonresidential (two-story)

B. PROJECT STATISTICS — NONRESIDENTIAL GROWTH MANAGEMENT PROGRAM

Nonresidential Floor Area proposed since December 6, 1989

Parcel Existing Proposed Remaining

Minor Addition

017-322-016 1,000 sq. ft. 612 sq. ft. 378 sq. ft.

017-322-017 1,000 sq. ft. 0 sq. ft. 1,000 sq. ft.

Small Addition

017-322-016 2,000 sq. ft. 0 sq. ft. 2,000 sq. ft

017-322-017 2,000 sq. ft. 0 sq. ft. 2,000 sq. ft
C. PROPOSED LOT AREA COVERAGE

Building 6,643 sq. ft. (20%)

Hardscape 22,607 sq. ft. (72%)

Landscape 2,361 sq. ft. (8%)
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IV.  ZONING ORDINANCE CONSISTENCY

Standard Requirement/Allowance Existing Proposed
Setbacks 209_09’ 209_09’ 20’_07’

_ Front 129_09, 109_09, 39_09’

_ InteriOr 129_09’ 129_09’ 12’_07’

- Rear
Parking 52 spaces 46 “as-buil”, 47 spaces

53 permitted

V. DISCUSSION

The proposed project includes site improvements such as demolition and interior remodeling,
reroofing, fencing, lighting, a new trash enclosure, and resurfacing and redesign of the parking
lot totaling 47 parking spaces.

Background Information

According to archive plans, the motel was originally constructed with 54 hotel units and 1
residential manager’s unit, with 55 parking spaces. In 1994, a remodel reduced the number of
hotel units to 52 and 1 residential manager’s unit, with 53 parking spaces. Given the permitted
number of nonresidential hotel units, staff determined that there is no net increase in hotel units,
and no intensity of use on site. Therefore, a Coastal Development Permit is not required.

As permitted in 1962, the hotel buildings (Building A to the west and Building B to the east) are
constructed over two parcels, and have always been under common ownership since
development. However, no Lot Tie Agreement exists for the reciprocal parking and off-site trash
enclosure. As a condition of approval, a Covenant of Easement will be required to allow
reciprocal parking and off-site trash on the two parcels that create the project site. Per the
Community Development Director’s approval, the Covenant of Easement must be recorded prior
to receiving Certificate of Occupancy of the subsequent building permit.

Coastal Review

The project site is located in the Non-Appealable jurisdiction of the Coastal Zone Overlay, S-D-
3. Per the City’s Post LCP Certification Permit and Appeal Jurisdiction map, the project site is
not located within the first public road paralleling the sea or within 300 feet of the beach or mean
high tide, nor is the project site in an area of critically short water supply by resolution of the
California Coastal Commission, or involving a conversion to a fee ownership or long-term
leasehold (CCR Section 13253). No adverse environmental impacts are anticipated for the
project.

Staff reviewed the number of existing, permitted hotel units to the number of proposed hotel units
and determined that the applicant is proposing no net increase in hotel units. The number of
existing and proposed hotel units is fifty-two (52). Had the number of proposed hotel rooms been
over 52, then the project would trigger a Coastal Development Permit. Staff determined that the
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proposed project does not represent a change to the intensity of use. The project qualifies for a
Coastal Exemption, which would be a staff level review. The applicant would be required to
apply for the Exemption during the building permit application process.

Design Review

The project requires design review by the Architectural Board of Review (ABR) pursuant to
SBMC §22.68.020.B, Exterior Alterations to Nonresidential Development. The project was
reviewed by the ABR on September 24, 2018 and last reviewed on February 25, 2019. The ABR
is generally supportive of the proposed design. ABR noted that the proposed modification for the
trash enclosure will have minimal adverse impacts to the properties adjacent to the subject
property. In addition, ABR commented that the amount of proposed landscaping provided for the
new parking configuration is more than acceptable and mitigates the impact of the proposed
modification. They also noted that the project generally meets the Compatibility Analysis Criteria
per SBMC §22.68.045.B regarding meeting design guidelines and desirable architectural
qualities. The project was continued indefinitely to the Staff Hearing Officer with comments.

See Exhibit C for the full ABR minutes.
Modification Requests and Required Findings

The applicant is requesting a parking modification to allow for a reduction in required parking.
A second interior setback modification is requested to allow a proposed trash enclosure to be
located in the required interior setback. Per SBMC §28.92.110.B, the Staff Hearing Officer is
required to make the following findings to approve the requested modifications.

1. A modification or waiver of the parking or loading requirements where, in the
particular instance, the modification will not be inconsistent with the purposes and
intent of this title and will not cause an increase in the demand for parking space
or loading space in the immediate area.

2. A modification of setback, lot area, floor area, street frontage, open yard, outdoor
living space, or distance between buildings requirements where the modification
is consistent with the purposes and intent of this Title, and is necessary to (i)
secure an appropriate improvement on a lot, (ii) prevent unreasonable hardship,
(ii1) promote uniformity of improvement, or (iv) the modification is necessary to
construct a housing development containing affordable dwelling units rented or
owned and occupied in the manner provided for in the City's Affordable Housing
Policies and Procedures as defined in subsection (A) of Section 28.43.020 of this
Code, and

3. The requested modification is not part of the approval of a tentative subdivision
map, conditional use permit, development plan, site plan, plot plan, or any other
matter which requires approval of the Planning Commission; and

4. If granted, the modification would not significantly affect persons or property
owners other than those entitled to notice.



STAFF HEARING OFFICER STAFF REPORT
443 CORONA DEL MAR DR. (PLN2018-00328)
MAY 27,2019

PAGE 5

Parking Modification

With the submitted project, the applicant proposes to reduce the number of parking spaces from
the required 52 parking spaces to 47 parking spaces. Per SBMC §28.90.100.J.10, motels require
one parking space per sleeping unit. The applicant is proposing 52 hotel units requiring 52 spaces.

Transportation staff reviewed parking demand and find that the parking demand for the project
will be met by providing a minimum of 47 parking spaces for 52 rooms. The Institute of
Transportation Engineers (ITE) parking generation rate for a "motel" is an average peak demand
of .71 spaces/occupied room. This would result in a demand of 37 spaces for 52 rooms. The land
use rate is based primarily on suburban sites, therefore, staff looked at the "hotel" land use rates
for urban areas as a comparison. The highest peak for hotels in urban areas occurred on a Saturday
with a rate of .90 spaces/occupied room. Since Coastal Plan parking policies discuss meeting the
"peak demand" for a project, staff believes it's appropriate to apply the higher end rate of .90
spaces per room for a more conservative estimate. Using this rate would result in a peak parking
demand of 47 parking spaces.

Staff is supportive of the parking modification because the project meets parking demand as
demonstrated by Transportation staff’s parking demand analysis. Staff does not anticipate an
increase of parking space demand or loading area demand based on the peak demand calculation.
Further, the proposed parking spaces meet the City’s current Parking Access and Design
standards regarding bay width and maneuverability, which the previously permitted parking lot
design did not meet.

Interior Setback Modification

The applicant is also requesting an interior setback modification to allow a proposed trash
enclosure to encroach into the required 12°-0” western interior setback. Per SBMC §28.21.085,
non-residential buildings, structures, and uses must comply with double setback requirements of
a dwelling in the R-4 Zone so rather than a 6°-0” interior setback, this project must comply with
12°-0” interior setbacks. The trash enclosure is proposed to have a 3’-0” setback from the
westerly lot line, and is proposed to be located in the same northwest corner of the lot where
there is currently an “as-built” trash enclosure. The new trash enclosure is proposed in a location
that meets the double setback requirement in the rear; however, the enclosure requires an interior
setback modification for encroaching into the required interior setback along the westerly lot line.

Staff is supportive of the proposed trash enclosure. Although the proposed location encroaches
into the required interior setback, staff does not believe it will be a nuisance. The proposed
location abuts neighboring parking lots and is a minimum 30’-0” approximation to the nearest
structure. Staff are also supportive because the current “as-built” trash enclosure has been in the
far northwest corner of the lot for years, and the City has never received complaints about odors
or untidiness. This suggests that the proposed trash enclosure will be an improvement to the lot
and provide better screening than the current “as-built” design and configuration. In addition,
Environmental Services staff reviewed the proposed project and confirmed that the proposed
enclosure meets City requirements for size, screening, and accessibility.

Environmental Review
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VI.

According to the City’s Master Environmental Assessment Report, the project is located in an
archaeological sensitivity overlay area. Staff, with the Environmental Analyst’s approval, waived
the Archaeological Letter Report due to the significant prior disturbance (including cut and fill)
of the land form. Given the historic disturbance, it is not likely to find archaeological resources
on site from the proposed ground disturbance. In the unlikely event of finding redeposited
archaeological resources, this project would be subject to the standard conditions for ground
disturbance and archaeological resources.

The parcels are located in the Demolition Review Study Area; however, the Historic Landmarks
Commission accepted the West Beach/Waterfront Historical Survey on June 5, 2013 that
determined that the structures and landscaping was found not to qualify as a historic resource.
No impacts to any historic structures are anticipated as a result of the proposed project.

Since no more than 500 square feet of new impervious surfaces are anticipated for this motel
nonresidential use, the project triggers Tier 2 Storm Water Management Plan (SWMP) best
management practices.

Staff finds the scope of the proposed project exempt from the California Environmental Quality
Act (CEQA) under categorical exemption 15301 (Existing Facilities) and 15303 (New
Construction of Small Structures), and 15305 (Minor Alterations in Land Use Limitations).

FINDINGS AND CONDITIONS

The Staff Hearing Officer finds that the Modification is consistent with the purposes and intent
of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot, and
will not cause an increase in the demand for parking space or loading space in the immediate
area. The proposed Parking Modification is appropriate because parking demand studies indicate
that the conservative estimate for parking demand for motels in this area is 0.9 parking spaces
per hotel unit. The plans as shown in Exhibit A meet the number of spaces determined by
Transportation staff’s parking demand analysis. The proposed Interior Setback Modification is
an appropriate improvement because the new trash enclosure is an upgrade to the current “as-
built” trash enclosure on site, which was not permitted nor did it meet the needs of the site. In
addition, the trash enclosure is located far enough away from adjacent structures so staff do not
consider it to raise nuisance complaints.

This approval is subject to the following conditions:

1. Covenant of Easement. The project requires a Covenant of Easement to allow
reciprocal parking and off-site trash on the two parcels creating the project site. The
Covenant of Easement must be recorded prior to receiving Certificate of Occupancy
(not prior to Building Permit Issuance) per the Community Development Director’s
approval.

2. Design Review Approval of Parking Lot Landscaping Waiver. Prior to building
permit issuance, the Architectural Board of Review must grant approval to waive the
parking lot landscaping requirements for interior planters pursuant to SBMC
§28.90.050.D, or the parking lot design shall be consistent with the requirements of
SBMC §28.90.050.D.
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Exhibits:

3.

Archaeological Resources Contractor Notification. Standard discovery measures
shall be implemented per the City master Environmental Assessment throughout
grading and construction: Prior to the start of any vegetation or paving removal,
demolition, trenching or grading, contractors and construction personnel shall be
alerted to the possibility of uncovering unanticipated subsurface archaeological
features or artifacts. If such archaeological resources are encountered or suspected,
work shall be halted immediately, the City Environmental Analyst shall be notified
and the Owner shall retain an archaeologist from the most current City Qualified
Archaeologists List. The latter shall be employed to assess the nature, extent and
significance of any discoveries and to develop appropriate management
recommendations for archaeological resource treatment, which may include, but are
not limited to, redirection of grading and/or excavation activities, consultation and/or
monitoring with a Barbarefio Chumash representative from the most current City
qualified Barbarefio Chumash Site Monitors List, etc.

If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately. If the Coroner determines that the remains
are Native American, the Coroner shall contact the California Native American
Heritage Commission. A Barbarefio Chumash representative from the most current
City Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Environmental Analyst grants authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City Qualified
Barbarenio Chumash Site Monitors List shall be retained to monitor all further
subsurface disturbance in the area of the find. Work in the area may only proceed
after the Environmental Analyst grants authorization.

A final report on the results of the archaeological monitoring shall be submitted by
the City-approved archaeologist to the Environmental Analyst within 180 days of
completion of the monitoring and prior to any certificate of occupancy for the project.

A. Site Plan (under separate cover)
B. Applicant's letter, dated January 23, 2019
C. ABR Minutes dated February 25, 2019

Contact/Case Planner: Ellen Kokinda, Assistant Planner

(EKokinda@SantaBarbaraCA.gov)
630 Garden Street, Santa Barbara, CA 93101
Phone: (805) 564-5470 x4559
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California

*** SEPARATELY DISTRIBUTED EXHIBIT A ***

Exhibit A: The exhibit for this Staff Report has been distributed separately.
A copy of the site plan is available for viewing at the Planning
and Zoning Counter located at 630 Garden Street,
Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m.,
Monday through Thursday, and every other Friday.

Please check the City Calendar at www.SantaBarbaraCA.gov to
verify closure dates.

EXHIBIT A


http://www.santabarbaraca.gov/












































































neighborhood for an existing building and is located in an
area of similar architecture.

c. The size, mass, bulk, height, and scale of the project are
still appropriate for the neighborhood as the location has not
changed.

d. There are no sensitive to adjacent Landmarks or other
existing designated historic resources near the project.

e. The design of the project does not negatively impact
established scenic public vistas of ocean or mountains.

f.  The project includes an appropriate amount of open space,
and additional landscaping.

Action: Moore/Cunningham, 3/0/2. (Insua and Insua abstained. Six and
Watkins absent.) Motion carried.
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